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Letter of Intent 
Brown Lofts Apartments 
Steve Brown Apartments, Owner 
1815 University Avenue 
Madison, Wisconsin 53705 
 
May 16, 2007 
 
Project Description: 
The Brown Lofts Apartments is a 64-unit residential apartment community located on the 
near-west side of Madison. The project consists of a 4-story building whose design 
features a mix of apartment sizes from One-bedroom units to Two-bedroom multistory 
units with underground parking.  Please refer to the attached unit count spread sheet for 
more detailed information.  The existing 3 ½ story “Princeton House” building – a 102-
unit, 200+ person capacity residence hall, which is out of character with the 
neighborhood to the south, will be demolished upon city approval.  The density of the 
proposed project is consistent with the City of Madison Comprehensive Plan which calls 
for High Density Residential (HDR) on this site.  The site lies within the University 
Heights Historic District and follows the district guidelines.  Site amenities include: 
access to public transportation, close proximity to the University of Wisconsin campus, 
private balconies, and ample parking. 
  
Owner: 
Steve Brown Apartments   Steve Brown 
120 West Gorham Street   Owner 
Madison, WI 53703 
(608) 255-7100 
 
Architect: 
Brownhouse     Patrick McGowan 
202 West Gorham Street   Principal / Director of Architecture 
Madison, WI 53703 
(608) 663-5100 
 
 
 
 
 
 
 



 
 
Landscape Architect:   Joe Hanauer 
Landscape Architecture, LLC   Landscape Architect 
3390 Cty. Tk. P 
Mount Horeb, WI 53572 
(608) 798-1840 
 
Site Engineer and Surveyor:  Michelle Burse  
Burse Survey & Engineering Inc.  Peter Fortlage 
1400 East Washington Avenue 
Madison, WI 53703 
(608) 250-9263  
 
Site Information: 
The project presented is proposed as a PUD (GDP/SIP).  The site has vehicular access off 
Princeton Avenue and pedestrian/bike access from both Princeton Avenue and University 
Avenue.  The main entrance to the building is on University Avenue.  Landscaping will 
be principally located along the street facades and on roof terraces on the south side of 
the building.  The lot is 25,520 square feet in size (per city records), approximately 0.586 
acres.  
 
Construction Schedule: 
November 1, 2007      Begin Construction 
February 1, 2009     Construction Completion 
 
Building Use and Square Footage: 
This traditionally designed 64-unit apartment building is a 4-story building featuring 
multistory units and underground parking. The exterior facade will feature a rusticated 
stone veneer base on the first floor with full brick veneer above.  Special design elements 
include: arched openings, quoins on the building’s corners, horizontal limestone and 
precast concrete banding, clad casement windows, and decorative metal fencing. The 
exterior materials, landscaping, signage, and site lighting will compliment adjacent 
properties in this neighborhood. 
 
The apartment units vary in size from one-bedroom apartments to two-bedroom 
multistory units.  Amenities will include heated underground parking, laundry/vending 
areas and private outdoor balconies. 
 
The following is the gross square footage of the proposed building: 
 
Parking Level P2     5,424 sf. 
Parking Level P1   24,091 sf. 
First Floor     20,157 sf. 
Second Floor    18,577 sf. 
Third Floor    18,577 sf. 
Fourth Floor    18,577 sf. 
Total Building Area:            105,403 sf. 
 



 
 
Bedrooms per Dwelling Unit: 
Please refer to Site Plan for additional information. 
 
Parking Requirements: 
Please refer to Site Plan for additional information. 
 
Mail Drop-off and Pick-up: 
Resident mailboxes are located inside of the Main entrance Lobby on the First floor of 
the building. 
 
Hours of Operation: 
The building will be occupied 24 hours a day / 365 days of the year. 
 
Potential Number of School Age Children Generated by Project: 
The project is estimated to generate less than ten (10) school age children. 
 
Maintenance: 
Trash removal will be contracted privately and collected at the drive entry to the parking 
level of the building. Steve Brown Apartments will provide snow removal and landscape 
maintenance for the entire property. 
 
Demolition Recycling and Reuse Plan: 
Recycling and reuse plan to be approved by the City’s Recycling coordinator prior to the 
issuance of the demolition permit.  Refer to attached photos of the existing structure to be 
demolished for additional information.     
 
Legal Description: 
The lands subject to this Planned Unit Development District shall include those described 
below: 
 
All of Lots 3, 4, 5 and 6, Block 3, University Heights, as recorded in Volume 1 of Plats, 
on Page 17, as document number 197136, Dane County Registry, located in the Northeast 
Quarter of the Northwest Quarter of Section 22, Township 07 North, Range 09 East, City 
of Madison, Dane County, Wisconsin. 
 
Containing 25,520 sq. ft. =  0.586 Acres. 
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April 4, 2007 
 
 
 
City of Madison 
Urban Design Commission 
c/o Al Martin 
Department of Planning & Development 
215 Martin Luther King Jr. Blvd., Room LL100 
Madison, WI  53703 
 
Re: 1815 University Avenue (The Brown Lofts) 
 
Dear Commission Members, 
 
Your concerns regarding this project, at the March 21 UDC meeting, centered on 
neighborhood context, building setbacks, height, materials and landscaping.  In 
addressing UDC commissioner concerns, we have balanced them with the concerns of 
our neighbors and our need to have an economically viable project.   This letter, and our 
April 11 presentation, will explain what we've been able to do regarding the UDC 
concerns since the last meeting and explain our reasons for doing so. 
 
Regarding context, we have been working with our neighbors, the Regent Neighborhood 
Association (RNA), its Board and members, and our alder for more than 18 months.  All 
along, we have been concerned about context--how our proposed building will “fit” in the 
neighborhood.  The city’s Comprehensive Plan recognizes University Avenue and this 
site as part of a transitional zone between the University Heights neighborhood to the 
south and the University/Campus Drive area to the north.  In the Comprehensive Plan, the 
city has envisioned high-density residential development (HDR) at 1815 University 
Avenue (please see the map included in the packet).  In fact, the most recent use of this 
site, as a freshmen dormitory, has 101 sleeping rooms and a capacity of 220 residents.  
By comparison, our proposed building reduces capacity to approximately 100 residents.   
 



 
Our first objective has been to work closely with our neighbors so the building fits into 
the overall context of the neighborhood. As we progressed through two meetings with the 
RNA Board, and four neighborhood meetings, we continued to make adjustments in 
response to concerns.  (The meetings began with more than 70 in attendance 18 months 
ago, but tapered to less than 20 three weeks ago.)  Over the course of our meetings we 
increased setbacks, especially at the back of the building where it faces our neighbors, 
adjusted the building height so that it is similar to the adjacent apartment building on the 
corner of Kendall and Princeton, and (from the beginning) have provided on-site parking 
for all residents of the building.  This neighborhood process has helped create a building 
that fits in its context. 
 
We received a Certificate of Appropriateness by unanimous vote of the Landmarks 
Commission on March 19.  In making its decision, Landmarks considered building 
setbacks, proposed materials, and the rhythm and space of the façade in relation to 
neighboring rhythms and spaces.  City staff worked with the project team on the setbacks 
to meet the criteria in the historic district.  Landmarks also felt there should be 
differences in the materials at the outset and recessed bays to differentiate them from 
each other and to help create a sense of smaller buildings.  Landmarks suggested there be 
one additional material to complement the masonry, and our plan was adjusted 
accordingly.  (The stucco (EIFS) system was eliminated and replaced with siding, the 
material suggested by the commission.) 
 
Regarding building setbacks, they were increased during earlier meetings, from 2 to 6 
feet, up to 5 to 13 feet.  In addition, in response to March 21 UDC comments, we have 
added an additional one foot of setback to the west side and an additional 2 1/2 feet of 
setback at the south side of the building’s west wing.  The patios at the front of the 
building have been changed from paved surfaces to grass and the fences have been pulled 
back to allow for better landscaping along the sidewalk. We have accommodated these 
additional setbacks by shrinking interior bedroom dimensions.  However, we have 
reached the point where marketability of the apartments has been seriously compromised, 
and we cannot increase the setbacks further.  
 
Effective apartment design requires a minimum 10' dimension in bedrooms, and a 
minimum twelve-foot living room dimension—the current status of our units.  (Smaller 
dormitory dimensions are no longer feasible.)  To fall below these minimum dimensions, 
apartments risk being non-marketable, especially for our proposed market of upper 
classmen and young professionals working on campus or in the downtown area.  This 
market’s expectations are for more spacious units; our unit sizes are now at minimum 
market tolerations. 
 
Our building’s marketability also ties into the height of the building.  Because our units 
are smaller, ten-foot high ceilings are needed to create a more spacious “loft” feel.  While 
not a true “loft” (which has an intermediary floor), the higher ceilings allow larger, taller 
windows, for more light and a spacious feeling.  For competitive reasons, we need to 
offer the market something different.  We believe our feeling of light and space will be 
effective and provide choices to consumers.  It is especially critical to maintain ten-foot 
ceilings now that we have decreased our minimum bedroom and living room dimension.  
 



 
Our choice of building materials has been influenced by our neighbors, discussions with 
city staff, especially Landmarks, and by cost concerns on the project. We are proposing 
brick and masonry on a majority of the principal facades of the building: University 
Avenue, Princeton Street and the east side, as well as at the entire perimeter of the 
building at the first floor. The Landmarks Commission has approved the use of brick and 
siding and it is appropriate because there is a mixture of such materials in the vicinity and 
the neighborhood.  By eliminating the stucco as a third material, suggested by both 
Landmarks and UDC, it simplifies and strengthens our design.  We want to respond to 
the comment made at the last UDC meeting that "all the buildings in the area are brick." 
This is not the case.  Most neighborhood buildings use a combination of materials, and, in 
fact, the Landmarks Commission was careful in its approving commentary about our 
selection of building materials. 
 
Finally, I'd like to address landscaping.  In light of UDC comments, we have revisited the 
plan with our landscape architect.  We have what, we believe, are improvements. With 
the increase in the setback at the west side of the building we are able to increase 
landscaping and the size of the plants in this area.  We also propose more ground covers, 
such as pachysandra, in the planting beds. As noted above, the terraces along University 
Avenue have been changed to plant material.  The fences have also been pulled back, 
allowing us to increase the landscaping along the front of the building.  The landscape 
architect is proposing potted plantings on the main entrance terrace and flower boxes 
between the terrace and the sidewalk. The south-side terraces for the residences have also 
been reconfigured to incorporate more plantings, including Arbovitae along the mid-
section of the building that faces neighbors to the south.   
 
We look forward to discussing the project at the April 11th meeting. 
 
Sincerely, 
 
 
 
Patrick B. McGowan, AIA 
Principal 
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Zoning Text 
Brown Lofts Apartments 
Steve Brown Apartments, Owner 
1815 University Avenue 
Madison, WI 53705 
 
May 16, 2007 
 
Legal Description: 
The lands subject to this Planned Unit Development District shall include those described 
below: 
 
All of Lots 3, 4, 5 and 6, Block 3, University Heights, as recorded in Volume 1 of Plats, 
on Page 17, as document number 197136, Dane County Registry, located in the Northeast 
Quarter of the Northwest Quarter of Section 22, Township 07 North, Range 09 East, City 
of Madison, Dane County, Wisconsin. 
 
Containing 25,520 sq. ft. = 0.586 acres. 
 
A. Statement of Purpose: 
This PUD (GDP/SIP) zoning district is being established to allow for the construction of 
a 64-unit multifamily housing project consistent with the density, style and massing of 
the adjacent residential neighborhood. The current zoning of the site is HIS-UH OR. 
 
B. Permitted Uses: 
1.  Those that are stated as permitted uses in the proposed PUD district. 
2.  Uses accessory to permitted uses in the proposed PUD district.  
 
C. Lot Area: 
25,520 square feet = 0.586 acres 
 
D. Floor Area Ratio: 
1.  Maximum Floor Area Ratio permitted is 3.03. 
2.  Maximum building height shall be 4 stories (Proposed height: 53 feet) 
 
 
 
 
 
 



 
 
E. Yard Requirements: 
Yard areas will be provided as shown on approved plans. 
 Front yard = 5’-0” ft., 7'-0" ft. and 13’-0” ft. 
 Rear yard = 5’-6” and 8’-0” ft. 
 Side yard = 2'-0" ft., 5'-0" ft., 6'-0" ft and 8'-0". 
 
F. Landscaping: 
Site landscaping will be provided as shown on approved plans.  
 
G. Accessory Off-Street Parking & Loading: 
Accessory off-street parking and loading shall be provided based on PUD (GDP/SIP) 
zoning as required by Section 28.11, Madison General Ordinances and as shown on the 
approved plans. 
 
H. Lighting: 
Site lighting will be provided as shown on approved plans. 
 
I. Signage: 
Signage will be provided as approved on the recorded plans. 
 
J. Family Definition: 
The family definition for this PUD (GDP/SIP) shall coincide with the definition given in 
Chapter 28.03(2) of the Madison General Ordinances for the HIS-UH OR (R-5) zoning 
district. 
 
K. Alterations and Revisions: 
No alteration or revision of this Planned Unit Development shall be permitted unless 
approved by the City Plan Commission, however, the Zoning Administrator may issue 
permits for minor alterations or additions which are approved by the Director of Planning 
and Development and the district Alderperson and are compatible with the concept stated 
in the underlying General Development Plan approved by the City Plan Commission. 
    

 


